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Application	  Summary	  
(For	  Commission	  consideration	  on	  November	  6,	  2014)	  

Number:	   BCDC	  Permit	  Application	  No.	  2014.004.00	  
Date	  Filed:	   October	  10,	  2014	  
90th	  Day:	   January	  8,	  2015	  
Staff	  Assigned:	   Erik	  Buehmann	  (415/352-‐3645;	  erik.buehmann@bcdc.ca.gov)	  

Summary	  

Applicant:	   RWC	  Harbor	  Communities,	  LLC	  

Location:	   The	  site	  is	  located	  at	  the	  area	  formerly	  known	  as	  Pete’s	  Harbor,	  at	  1	  Uccelli	  

Boulevard,	  east	  of	  Inner	  Bair	  Island,	  on	  the	  northernmost	  parcels	  at	  the	  

confluence	  of	  Smith	  Slough	  and	  Redwood	  Creek,	  in	  the	  City	  of	  Redwood	  City,	  	  

San	  Mateo	  County.	  
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Project:	   The	  proposed	  project	  involves	  constructing	  a	  portion	  of	  a	  411-‐unit	  residential	  

development	  within	  the	  100-‐foot	  shoreline	  band.	  Development	  proposed	  within	  

the	  100-‐foot	  shoreline	  band	  includes	  the	  partial	  footprint	  of	  four,	  10-‐unit	  

residential	  buildings	  totaling	  5,393	  square	  feet	  (0.12	  acres),	  31,482	  square	  feet	  

(0.72	  acres)	  of	  roadways	  and	  parking,	  and	  a	  110,939-‐square-‐foot	  (2.55	  acres)	  

public	  access	  area,	  including	  a	  1,260-‐foot-‐long	  Bay	  Trail	  spur,	  public	  access	  

landscaping,	  and	  park	  facilities.	  No	  Bay	  fill	  is	  proposed.	  The	  total	  project	  would	  

consist	  of	  11	  residential	  buildings,	  one	  302-‐unit	  building	  and	  ten	  10-‐unit	  

buildings	  with	  an	  expected	  occupancy	  of	  approximately	  737	  residents,	  a	  	  

10,000-‐square-‐foot	  clubhouse,	  580	  surface	  parking	  stalls,	  and	  a	  228,000-‐square-‐

foot	  parking	  garage,	  but	  the	  great	  majority	  of	  the	  proposed	  development	  would	  

occur	  outside	  of	  the	  Commission’s	  jurisdiction.	  

Issue	  
Raised:	   The	  staff	  believes	  that	  the	  application	  raises	  one	  primary	  issue:	  whether	  the	  

proposed	  public	  access	  improvements	  are	  consistent	  with	  the	  McAteer-‐Petris	  

Act	  and	  Bay	  Plan	  policies	  on	  public	  access,	  including	  policies	  on	  sea	  level	  rise,	  

appearance,	  design,	  and	  scenic	  views,	  and	  Bay	  natural	  resources.	  

Background	  

The	  proposed	  development	  would	  be	  located	  at	  the	  site	  of	  the	  former	  Pete’s	  Harbor	  

Marina.	  Pete’s	  Harbor	  was	  constructed	  in	  the	  late	  1950s,	  prior	  to	  the	  establishment	  of	  BCDC.	  

The	  site	  previously	  held	  a	  marina	  of	  approximately	  125	  berths,	  most	  of	  which	  were	  leased	  for	  

liveaboard	  boats,	  a	  restaurant,	  a	  mobile	  home,	  RV	  storage	  and	  parking,	  a	  storage	  facility,	  and	  a	  

large	  parking	  lot.	  The	  restaurant	  was	  the	  only	  development	  constructed	  pursuant	  to	  a	  BCDC	  

permit	  (BCDC	  Permit	  No.	  1971.022.02),	  and	  no	  BCDC-‐required	  public	  access	  existed	  at	  the	  site,	  

although	  the	  site	  was	  open	  to	  the	  public.	  The	  previous	  owner	  of	  Pete’s	  Harbor	  closed	  the	  site,	  

including	  the	  marina,	  restaurant,	  and	  mobile	  home	  in	  2013.	  All	  marina	  docks	  along	  Smith	  

Slough	  were	  removed	  pursuant	  to	  BCDC	  Permit	  No.	  ANOI2013.004,	  issued	  on	  August	  9,	  2013	  to	  	  
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Pete’s	  Enterprises,	  Inc.,	  resulting	  in	  the	  removal	  of	  approximately	  50,000	  square	  feet	  (1.15	  

acres)	  of	  fill	  from	  the	  Bay.	  Since	  2013,	  the	  site	  has	  been	  closed	  to	  all	  access	  by	  a	  fence	  

authorized	  in	  BCDC	  Permit	  No.	  M2013.017.01.	  The	  fence	  is	  required	  to	  be	  removed	  once	  work	  

on	  the	  residential	  development	  is	  completed,	  or	  by	  June	  1,	  2016,	  whichever	  is	  earlier.	  

At	  this	  location,	  the	  Commission’s	  Bay	  and	  shoreline	  band	  jurisdiction	  is	  limited	  to	  Smith	  

Slough,	  which	  runs	  north	  of	  the	  project	  site,	  and	  to	  the	  unnamed	  slough	  running	  west	  of	  the	  

project	  site.	  Redwood	  Creek	  below	  its	  confluence	  with	  Smith	  Slough,	  including	  the	  inner	  harbor	  

of	  the	  project	  site,	  is	  outside	  of	  the	  Commission’s	  jurisdiction.	  

The	  western	  shoreline	  of	  the	  site,	  adjacent	  to	  the	  unnamed	  slough,	  is	  owned	  by	  the	  	  

U.S.	  Fish	  and	  Wildlife	  Service.	  The	  applicant	  has	  obtained	  rights	  to	  an	  easement	  that	  allows	  it	  to	  

construct	  and	  maintain	  a	  road	  and	  pedestrian	  access	  on	  the	  U.S.	  Fish	  and	  Wildlife	  Service	  

property.	  

Project	  Description	  

Project	  
Details:	   The	  applicant,	  RWC	  Harbor	  Communities,	  LLC,	  describes	  the	  project	  as	  follows:	  

Within	  the	  100-‐foot	  shoreline	  band:	  

1.	   Construct,	  use,	  and	  maintain	  portions	  totaling	  5,398	  square	  feet	  (0.12	  acres)	  
of	  four	  residential	  buildings,	  each	  41	  feet	  high	  with	  10	  units,	  as	  part	  of	  a	  resi-‐
dential	  development	  consisting	  of	  one	  302-‐unit	  residential	  building	  and	  ten	  
10-‐unit	  residential	  buildings;	  

2.	   Install	  use	  and	  maintain	  portions	  totaling	  approximately	  31,482	  square	  feet	  
(0.72	  acres)	  of	  roadways,	  between	  24	  and	  26	  feet	  in	  width,	  and	  parking	  
areas,	  including	  56	  parking	  stalls;	  

3.	   Construct,	  use,	  and	  maintain	  portions	  totaling	  approximately	  110,939	  square	  
feet	  (2.55-‐acres)	  of	  public	  access	  areas	  consisting	  of:	  

a.	  	   43,099	  square	  feet	  of	  landscaping,	  

b.	  	   1,260	  linear	  feet	  of	  a	  twelve-‐foot-‐wide	  Bay	  Trail	  spur	  trail	  along	  the	  
shoreline	  and	  comprised	  of	  an	  eight-‐foot	  wide	  paved	  portion	  and	  one	  
four-‐foot	  wide	  decomposed	  granite	  shoulder,	  

c.	  	   458	  linear	  feet	  of	  a	  Bay	  Trail	  segment	  along	  Uccelli	  Boulevard	  comprised	  
of	  a	  ten-‐foot-‐wide	  bicycle	  lane	  and	  a	  five-‐foot-‐wide	  sidewalk	  (The	  square	  
foot	  coverage	  of	  all	  proposed	  trails	  would	  be	  approximately	  23,781	  
square	  feet),	  and	  
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d.	  	   3,545	  square	  feet	  of	  additional	  public	  access	  amenities,	  including	  a	  public	  
playground,	  a	  bocce	  ball	  court,	  a	  gazebo,	  two	  trellises,	  seating	  areas,	  
kayak	  washdown	  areas,	  bike	  racks,	  four	  overlooks,	  and	  seven	  public	  
access	  parking	  spaces;	  and	  

4.	   Place	  earth	  fill	  to	  raise	  the	  site	  five	  feet	  above	  grade	  and	  support	  the	  fill	  by	  
installing,	  using,	  and	  maintaining	  a	  retaining	  wall	  system	  along	  the	  shoreline	  
consisting	  of	  a	  concrete	  retaining	  wall	  fronted	  by	  a	  sheet	  pile	  fascia	  and	  
backfilled	  with	  deep-‐cement-‐mix	  engineered	  fill.	  

In	  the	  Bay:	  

1.	  	   Remove	  approximately	  1,345	  square	  feet	  of	  existing	  pile-‐supported	  restau-‐
rant	  and	  marina	  facilities.	  

Bay	  Fill:	   There	  is	  no	  bay	  fill	  or	  shoreline	  treatment	  proposed	  below	  the	  mean	  high	  tide	  
line	  or	  the	  inland	  edge	  of	  marsh	  vegetation	  for	  this	  project.	  The	  current	  condi-‐
tion	  of	  the	  shoreline	  is	  uneven,	  varying	  from	  vegetated	  natural	  shoreline	  areas	  to	  
areas	  armored	  with	  riprap.	  In	  addition,	  a	  pile-‐supported	  former	  restaurant	  
building	  extends	  over	  the	  mean	  high	  tide	  line.	  The	  applicant	  would	  remove	  the	  
approximately	  1,345	  square	  feet	  of	  pile-‐supported	  fill	  of	  the	  existing	  restaurant	  
and	  remaining	  marina	  facilities.	  

Public	  
Access:	   There	  is	  currently	  no	  dedicated	  public	  access	  at	  the	  site.	  The	  applicant	  has	  

proposed	  to	  install	  public	  access	  improvements	  on	  areas	  totaling	  approximately	  
110,93	  square	  feet	  (2.55	  acres)	  along	  the	  shoreline	  of	  Smith	  Slough	  and	  the	  
unnamed	  slough.	  The	  public	  access	  area	  would	  include	  a	  twelve-‐foot	  wide	  Bay	  
Trail	  pathway	  (eight	  feet	  paved	  with	  a	  four-‐foot-‐wide	  decomposed	  granite	  
shoulder),	  associated	  landscaping,	  two	  trellises,	  four	  overlooks,	  a	  public	  
playground,	  bocce	  ball	  court,	  a	  gazebo,	  and	  seating	  areas	  and	  bike	  racks.	  There	  
would	  be	  seven	  parking	  places	  reserved	  for	  public	  access	  adjacent	  to	  the	  central	  
public	  access	  area,	  which	  includes	  a	  wash-‐down	  station	  for	  hand	  launch	  boats.	  
An	  ADA-‐accessible	  water	  trail	  access	  launch	  for	  human-‐powered	  boats	  would	  be	  
constructed	  in	  the	  inner	  harbor,	  outside	  the	  Commission’s	  jurisdiction.	  Three	  
view	  corridors	  would	  be	  dedicated,	  providing	  views	  of	  the	  Bay	  and	  the	  U.S.	  Fish	  
and	  Wildlife	  Bair	  Island	  Wildlife	  Refuge.	  Immediately	  offsite,	  the	  applicant	  
proposes	  to	  renovate	  Uccelli	  Boulevard	  and	  install	  a	  ten-‐foot-‐wide	  bike	  lane	  and	  
a	  five-‐foot	  sidewalk	  along	  it.	  This	  Bay	  Trail	  segment	  would	  connect	  to	  the	  Inner	  
Bair	  Island	  public	  access	  trails	  via	  an	  existing	  bridge.	  	  

	  
Type	  of	  Public	  Access	   Square	  Feet	   Acres	   Shoreline	  

Length	  (feet)	  
Public	  Access	  Area	   	   	   	  
New	   110,939	   2.55	   1,610	  
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Schedule	  
and	  Cost:	   The	  projected	  cost	  of	  the	  project	  is	  $76,590,981	  and	  construction	  is	  scheduled	  to	  

begin	  in	  the	  first	  quarter	  of	  2015.	  

Staff	  Analysis	  

A.	   Issue	  Raised.	  The	  staff	  believes	  that	  the	  application	  raises	  one	  primary	  issue:	  whether	  the	  
proposed	  public	  access	  improvements	  are	  consistent	  with	  the	  McAteer-‐Petris	  Act	  and	  Bay	  
Plan	  policies	  on	  public	  access,	  including	  policies	  on	  sea	  level	  rise,	  appearance,	  design,	  and	  
scenic	  views,	  and	  Bay	  natural	  resources.	  

1.	   Public	  Access	  

a.	   Maximum	  Feasible	  Public	  Access.	  Section	  66602	  of	  the	  McAteer-‐Petris	  Act	  states,	  in	  
part,	  that	  “…existing	  public	  access	  to	  the	  shoreline	  and	  waters	  of	  the…[Bay]	  is	  inade-‐
quate	  and	  that	  maximum	  feasible	  public	  access,	  consistent	  with	  a	  proposed	  project,	  
should	  be	  provided.”	  In	  addition,	  the	  Bay	  Plan	  policies	  on	  public	  access	  state,	  in	  part,	  
that	  “a	  proposed	  fill	  project	  should	  increase	  public	  access	  to	  the	  Bay	  to	  the	  maxi-‐
mum	  extent	  feasible…”	  and	  that	  “access	  to	  and	  along	  the	  waterfront	  should	  be	  
provided	  by	  walkways,	  trails,	  or	  other	  appropriate	  means	  and	  connect	  to	  the	  nearest	  
public	  thoroughfare	  where	  convenient	  parking	  or	  public	  transportation	  may	  be	  
available.	  Diverse	  and	  interesting	  public	  access	  experiences	  should	  be	  provided	  
which	  would	  encourage	  users	  to	  remain	  in	  the	  designated	  access	  areas….”	  	  

	   There	  is	  currently	  no	  public	  access	  at	  the	  site.	  The	  applicant	  proposes	  a	  new	  public	  
access	  area	  along	  the	  bay	  edge	  of	  the	  proposed	  development.	  This	  public	  access	  
area	  would	  extend	  around	  western	  and	  northern	  shoreline	  of	  the	  site,	  terminating	  
at	  a	  lookout	  at	  the	  confluence	  of	  Smith	  Slough	  and	  Redwood	  Creek,	  which	  
corresponds	  to	  the	  limit	  of	  the	  Commission’s	  jurisdiction	  on	  Redwood	  Creek.	  The	  
width	  of	  the	  public	  access	  area	  would	  range	  from	  26.5	  to	  100	  feet	  along	  the	  shore-‐
line.	  A	  1,260	  linear	  foot	  Bay	  Trail	  spur,	  twelve	  feet	  wide	  and	  comprised	  of	  an	  eight-‐
foot-‐wide	  paved	  path	  for	  bicyclists	  and	  pedestrians	  and	  a	  four-‐foot-‐wide	  
decomposed	  granite	  shoulder	  would	  extend	  for	  the	  entire	  length	  of	  the	  proposed	  
public	  access	  area.	  The	  public	  access	  area	  would	  feature	  approximately	  43,099	  
square	  feet	  of	  non-‐invasive	  and	  native,	  drought	  resistant	  plantings.	  In	  addition,	  the	  
applicant	  proposes	  to	  upgrade	  Uccelli	  Boulevard	  immediately	  to	  the	  south	  of	  the	  site	  
with	  new	  paving	  and	  a	  458-‐foot-‐long	  Bay	  Trail	  extension	  consisting	  of	  a	  ten-‐foot-‐
wide	  bicycle	  lane	  at	  road	  grade	  and	  a	  five-‐foot-‐wide	  sidewalk	  along	  the	  Bay	  edge	  of	  
the	  upgraded	  roadway.	  The	  total	  length	  of	  the	  proposed	  trails	  would	  be	  1,718	  feet	  
(approximately	  1/3	  of	  a	  mile).	  	  

	   The	  public	  access	  area	  would	  also	  include	  3,545	  square	  feet	  of	  additional	  public	  
access	  amenities,	  including	  a	  public	  playground,	  a	  bocce	  ball	  court,	  a	  gazebo,	  two	  
trellises,	  seating	  areas,	  kayak	  washdown	  areas,	  bike	  racks,	  and	  four	  overlooks.	  An	  
ADA-‐accessible	  water	  trail	  would	  be	  constructed	  outside	  the	  Commission’s	  jurisdic-‐
tion	  in	  the	  inner	  harbor.	  The	  applicant	  would	  reserve	  seven	  parking	  spots	  for	  public	  	  
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access	  parking	  and	  dedicate	  three	  view	  corridors	  through	  the	  site.	  These	  additional	  
public	  access	  amenities	  have	  been	  designed	  to	  provide	  a	  diverse	  set	  of	  experiences	  
for	  a	  variety	  of	  users	  and	  activate	  the	  site.	  

	   The	  new	  trail	  along	  Uccelli	  Boulevard	  (off	  the	  project	  site)	  and	  along	  the	  shoreline	  
edge	  of	  the	  site	  would	  connect	  to	  the	  new	  trail	  system	  developed	  as	  part	  of	  the	  
Inner	  Bair	  Island	  restoration	  project	  located	  across	  the	  unnamed	  slough	  to	  the	  west	  
and	  to	  the	  Bay	  Trail	  to	  the	  south.	  

	   The	  public	  access	  associated	  with	  the	  project	  has	  evolved	  as	  the	  design	  for	  the	  
project	  was	  refined.	  The	  project	  described	  in	  a	  draft	  application	  submitted	  by	  the	  
applicant	  in	  September	  2012,	  originally	  included	  a	  private	  marina	  in	  Smith	  Slough	  
reconfiguring	  the	  then-‐existing	  docks	  at	  Pete’s	  Harbor.	  The	  water	  trail	  access	  point	  
would	  have	  been	  located	  within	  the	  outer	  marina	  in	  Smith	  Slough.	  In	  addition,	  the	  
landscaping	  plan	  differed	  from	  the	  current	  proposal,	  featuring	  a	  manicured	  lawn	  
with	  more	  trees	  in	  the	  public	  access	  area.	  The	  trail	  along	  the	  shoreline	  included	  
more	  and	  sharper	  turns,	  particularly	  in	  the	  area	  of	  the	  playground	  and	  bocce	  courts.	  

	   The	  proposal	  for	  a	  private	  marina	  in	  Smith	  Slough	  was	  eliminated	  following	  the	  
removal	  of	  the	  slips	  by	  the	  prior	  owner	  in	  2013.	  Following	  consultation	  with	  
Commission	  staff	  and	  two	  meetings	  before	  the	  Design	  Review	  Board,	  the	  design	  of	  
the	  public	  access	  space	  was	  revised	  to	  a	  more	  native	  landscape	  scheme	  to	  compli-‐
ment	  the	  adjacent	  habitat	  at	  Bair	  Island	  and	  to	  provide	  a	  clearer	  definition	  between	  
the	  private	  residential	  spaces	  and	  the	  public	  access	  area.	  The	  shoreline	  path	  was	  
smoothed	  to	  provide	  a	  more	  direct	  alignment	  and	  to	  better	  accommodate	  bicyclists.	  
Some	  private	  residential	  parking	  was	  removed	  so	  the	  public	  access	  area	  and	  view	  
corridors	  could	  be	  expanded	  at	  constrained	  locations.	  As	  discussed	  below,	  since	  the	  
project	  was	  originally	  proposed,	  the	  applicant	  has	  provided	  more	  detail	  on	  its	  plan	  
for	  ensuring	  the	  public	  access	  would	  remain	  viable	  in	  the	  event	  of	  rising	  sea	  levels.	  

	   Public	  access	  proposed	  for	  this	  project	  corresponds	  with	  other	  similar	  projects	  
approved	  by	  the	  Commission.	  For	  example,	  the	  permit	  for	  the	  Village	  at	  Loch	  
Lomond	  Marina	  (BCDC	  Permit	  No.	  2006.010.02)	  located	  at	  Point	  San	  Pedro	  Road	  in	  
San	  Rafael,	  Marin	  County,	  authorizes	  a	  portion	  of	  a	  mixed-‐use	  development	  
consisting	  of	  81	  single-‐family	  homes	  and	  other	  commercial	  buildings.	  Some	  of	  the	  
development	  authorized	  within	  the	  Commission’s	  jurisdiction	  included	  eight	  
residential	  buildings	  totaling	  approximately	  15,700-‐square	  feet,	  a	  grocery	  store,	  a	  
commercial	  building,	  a	  floating	  dock,	  a	  kayak	  launch,	  and	  riprap.	  The	  Commission	  
required	  152,963	  square	  feet	  of	  public	  access,	  with	  117,473	  square	  feet	  located	  in	  
the	  Commission’s	  jurisdiction.	  The	  public	  access	  area	  included	  multiple	  pathways	  
and	  trails,	  landscaping,	  overlooks,	  fish-‐cleaning	  stations,	  a	  playground,	  and	  other	  
park	  amenities.	  Although	  the	  Village	  at	  Loch	  Lomond	  Marina	  is	  larger	  in	  scope	  than	  
the	  Blu	  Harbor	  project,	  the	  two	  public	  access	  proposals	  are	  similar.	  The	  area	  of	  the	  
public	  access	  proposed	  for	  the	  Blu	  Harbor	  development	  corresponds	  with	  the	  area	  
required	  in	  the	  Commission’s	  jurisdiction	  as	  part	  of	  the	  Village	  at	  Loch	  Lomond	  
Marina	  project.	  The	  permit	  for	  the	  Village	  at	  Loch	  Lomond	  Marina	  includes	  more	  
public	  access	  outside	  of	  the	  Commission’s	  jurisdiction,	  however,	  that	  project	  
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involved	  constructing	  more	  residential	  units	  within	  the	  Commission’s	  jurisdiction	  
and	  included	  fill	  in	  the	  Bay.	  The	  two	  projects	  are	  similar	  in	  that	  they	  both	  propose	  
public	  park	  facilities	  within	  the	  public	  access	  area	  to	  activate	  the	  space,	  such	  as	  
playgrounds,	  bocce	  courts	  at	  Blu	  Harbor,	  or	  fish-‐cleaning	  stations	  at	  the	  Village	  at	  
Loch	  Lomond	  Marina.	  

b.	   Sea	  Level	  Rise.	  The	  Bay	  Plan	  policies	  on	  Public	  Access	  include	  policies	  related	  to	  sea	  
level	  rise.	  Public	  Access	  Policy	  4	  states:	  “Public	  access	  should	  be	  sited,	  designed,	  
managed,	  and	  maintained	  to	  avoid	  significant	  adverse	  impacts	  from	  sea	  level	  rise	  
and	  shoreline	  flooding.”	  Public	  Access	  Policy	  7	  states,	  in	  part:	  “[a]ny	  public	  access	  
provided	  as	  a	  condition	  of	  development	  should	  either	  be	  required	  to	  remain	  viable	  
in	  the	  event	  of	  future	  sea	  level	  rise	  or	  flooding,	  or	  equivalent	  access	  consistent	  with	  
the	  project	  should	  be	  provided	  nearby.”	  	  

The	  applicant	  expressed	  a	  goal	  to	  design	  the	  public	  access	  to	  be	  resilient	  to	  an	  
extreme	  100-‐year	  flood	  event	  at	  an	  end-‐of-‐century	  sea	  level	  rise	  scenario.	  To	  
achieve	  this,	  the	  applicant	  proposes	  to	  raise	  the	  grade	  of	  the	  entire	  site,	  inside	  and	  
outside	  the	  Commission’s	  jurisdiction,	  to	  five	  feet	  above	  the	  current	  grade	  using	  
clean	  earth	  fill.	  The	  grade	  would	  rise	  from	  the	  current	  elevation	  of	  between	  9	  to	  13	  
feet	  NAVD88	  to	  a	  final	  elevation	  of	  15.08	  feet	  NAVD88.	  Based	  on	  a	  total	  water	  level	  
analysis	  of	  the	  proposed	  site	  elevations,	  developed	  by	  the	  applicant	  in	  collaboration	  
with	  Commission	  regulatory	  and	  planning	  staff,	  the	  public	  access	  would	  not	  be	  inun-‐
dated	  during	  a	  100-‐year	  storm	  event	  at	  an	  end-‐of-‐century	  sea	  level	  rise	  estimate	  of	  
36	  inches	  (the	  current	  National	  Research	  Council’s	  estimate	  of	  sea	  level	  rise	  at	  
2100),	  providing	  approximately	  one	  foot	  of	  freeboard.	  

To	  protect	  the	  raised	  site	  from	  seismic	  forces,	  and	  erosion	  from	  wind,	  wave,	  tidal	  
scour,	  and	  to	  support	  the	  weight	  of	  the	  fill,	  the	  applicant	  proposes	  a	  shoreline	  stabi-‐
lization	  system	  comprised	  of	  three	  elements	  (Exhibits	  J	  and	  K):	  

(1) Deep-‐soil-‐mixture	  (DSM)	  buttress	  system.	  Deep-‐soil-‐mixing	  is	  a	  technique	  
whereby	  existing	  soils	  are	  mixed	  with	  a	  cement	  binder	  to	  create	  an	  under-‐
ground	  “buttress”	  along	  3,500	  feet	  of	  shoreline.	  The	  buttress	  would	  act	  as	  a	  
gravity	  retaining	  structure	  along	  the	  shoreline,	  resisting	  both	  static	  and	  seismic	  
loads.	  	  It	  would	  improve	  the	  strength	  of	  the	  existing	  soil	  and	  provide	  lateral	  
stability	  in	  the	  event	  of	  an	  earthquake.	  The	  DSM	  would	  be	  injected	  along	  the	  
perimeter	  of	  the	  site	  between	  30	  and	  40	  feet	  below	  the	  ground	  surface.	  The	  
DSM	  would	  also	  serve	  as	  a	  foundation	  to	  support	  the	  weight	  of	  the	  concrete	  fill	  
and	  the	  additional	  fill	  placed	  to	  raise	  the	  site.	  

(2) Concrete	  retaining	  wall.	  An	  L-‐shaped	  concrete	  retaining	  wall	  would	  be	  installed	  
along	  the	  perimeter	  of	  Smith	  Slough	  to	  the	  north	  and	  along	  the	  unnamed	  
Slough	  to	  the	  west	  of	  the	  site.	  The	  retaining	  wall	  would	  provide	  lateral	  support	  
and	  containment	  to	  the	  surface	  fill	  and	  its	  foundation	  would	  be	  keyed	  into	  the	  
DSM	  buttress.	  Outside	  the	  Commission’s	  jurisdiction,	  the	  applicant	  would	  install	  
riprap	  and	  a	  retaining	  wall	  at	  the	  Redwood	  Creek	  and	  inner	  harbor	  shorelines.	  
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(3) Sheet	  pile	  fascia	  wall.	  A	  sheet	  pile	  fascia	  wall	  would	  front	  the	  concrete	  retaining	  
wall	  and	  DSM	  buttress.	  The	  sheet	  pile	  fascia	  wall	  would	  be	  driven	  at	  least	  one	  
foot	  beneath	  the	  scour	  zone,	  extending	  partly	  into	  the	  DSM,	  below	  ground.	  In	  
the	  event	  that	  tidal	  and	  wind	  wave	  scour	  erodes	  the	  existing	  shoreline	  over	  
time,	  the	  fascia	  would	  protect	  the	  retaining	  wall	  and,	  deeper	  below	  the	  surface,	  
the	  DSM	  buttress.	  

The	  retaining	  wall	  system	  would	  be	  installed	  entirely	  within	  the	  shoreline	  band	  and	  
no	  fill	  is	  proposed	  below	  the	  mean	  high	  tide	  line	  or	  the	  inland	  edge	  of	  marsh	  vegeta-‐
tion.	  The	  Uccelli	  Boulevard	  improvements,	  which	  are	  located	  on	  a	  city	  street,	  are	  
protected	  by	  an	  existing	  seawall	  extending	  to	  the	  level	  of	  13.1	  feet	  NAVD88	  along	  
the	  unnamed	  slough.	  In	  the	  event	  of	  a	  100-‐year	  storm	  and	  three	  feet	  of	  sea	  level	  
rise,	  Uccelli	  Boulevard	  may	  experience	  flooding.	  

The	  project’s	  designed	  response	  to	  sea	  level	  rise	  has	  evolved	  over	  the	  life	  of	  the	  
project.	  Originally,	  the	  applicant	  proposed	  to	  raise	  the	  grade	  only	  three	  feet.	  To	  
adapt	  to	  projected	  sea	  level	  rise,	  the	  applicant	  proposed	  a	  conceptual	  flood	  wall.	  
Commission	  staff	  expressed	  concern	  that	  the	  public	  access	  would	  not	  remain	  viable	  
for	  the	  life	  of	  the	  project.	  As	  a	  result,	  the	  applicant	  substantially	  revised	  its	  design	  to	  
the	  current	  proposal,	  providing	  additional	  engineering	  details	  for	  staff	  review.	  

Raising	  the	  site	  and	  building	  a	  retaining	  wall	  along	  the	  Bay	  edge	  to	  contain	  and	  
protect	  the	  fill	  would	  create	  an	  approximately	  five-‐foot-‐high	  drop	  from	  the	  edge	  of	  
the	  raised	  site	  to	  the	  ground	  below	  in	  some	  parts	  of	  the	  shoreline.	  A	  proposed	  
railing	  along	  the	  shoreline	  would	  prevent	  the	  public	  from	  falling	  over	  the	  edge.	  	  

As	  sea	  level	  rises	  and	  the	  sheet	  pile	  fascia	  is	  exposed	  to	  tidal	  and	  wave	  energy,	  
waves	  could	  be	  reflected	  off	  the	  wall	  and	  increase	  erosion	  on	  neighboring	  shorelines	  
such	  as	  habitat	  at	  USFWS’s	  Inner	  and	  Middle	  Bair	  Island	  Wildlife	  Refuge.	  The	  site	  is	  
over	  two	  miles	  from	  open	  bay	  waters	  and	  receives	  mild	  wind-‐waves	  usually	  less	  than	  
one	  foot.	  

c.	   Appearance,	  Design,	  and	  Scenic	  Views.	  The	  Bay	  Plan	  Appearance,	  Design,	  and	  
Scenic	  Views	  Policy	  2	  states,	  in	  part:	  “[a]ll	  Bayfront	  development	  should	  be	  designed	  
to	  enhance	  the	  pleasure	  of	  the	  user	  or	  viewer	  of	  the	  Bay.	  Maximum	  efforts	  should	  
be	  made	  to	  provide,	  enhance,	  or	  preserve	  views	  of	  the	  Bay	  and	  shoreline,	  especially	  
from	  public	  areas,	  from	  the	  Bay	  itself,	  and	  from	  the	  opposite	  shore.”	  The	  new	  Bay	  
Trail	  spur	  and	  four	  overlooks	  are	  designed	  to	  provide	  enhanced	  views	  to	  Smith	  
Slough,	  Redwood	  Creek,	  Inner	  Bair	  Island,	  and	  Middle	  Bair	  Island.	  The	  public	  access	  
landscaping	  is	  designed	  to	  be	  sympathetic	  with	  the	  character	  of	  the	  vegetation	  at	  
Bair	  Island.	  

d.	   Bay	  Natural	  Resources.	  The	  Bay	  Plan	  policies	  on	  Public	  Access	  state	  that	  “public	  
access	  should	  be	  sited,	  designed	  and	  managed	  to	  prevent	  significant	  adverse	  effects	  
on	  wildlife.”	  Furthermore,	  “Public	  access	  improvements	  provided	  as	  a	  condition	  of	  
any	  approval	  should	  be	  consistent	  with	  the	  project	  and	  the	  physical	  environment,	  
including	  protection	  of	  Bay	  natural	  resources,	  such	  as	  aquatic	  life,	  wildlife,	  and	  plant	  
communities….”	  The	  site	  is	  located	  across	  Smith	  Slough	  and	  the	  unnamed	  slough	  
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from	  USFWS’s	  Inner	  and	  Middle	  Bair	  Island	  Wildlife	  Refuge.	  The	  applicant	  has	  
designed	  the	  public	  access	  area	  to	  include	  native	  landscaping	  echoing	  the	  habitat	  at	  
the	  refuge,	  and	  has	  reserved	  the	  public	  access	  area	  along	  the	  shoreline	  for	  more	  
passive	  activities	  such	  as	  viewing	  and	  walking,	  while	  limiting	  the	  marina	  and	  boat	  
launching	  activities	  to	  the	  inner	  harbor,	  away	  from	  the	  nearby	  habitat.	  The	  applicant	  
has	  designed	  the	  public	  access	  space	  to	  serve	  as	  a	  buffer	  separating	  the	  bay	  envi-‐
ronment	  from	  the	  more	  intensive	  residential	  uses	  outside	  of	  the	  Commission’s	  
jurisdiction.	  

The	  Commission	  should	  determine	  whether	  the	  proposed	  project	  is	  consistent	  with	  the	  
Bay	  Plan	  policies	  regarding	  public	  access,	  including	  sea	  level	  rise	  as	  it	  relates	  to	  public	  
access	  and	  appearance,	  design	  and	  scenic	  views.	  

B.	   Review	  Boards	  

1.	   Engineering	  Criteria	  Review	  Board.	  The	  Commission’s	  Engineering	  Criteria	  Review	  
Board	  (ECRB)	  did	  not	  review	  the	  proposed	  project.	  California	  Code	  of	  Regulations	  
Section	  10271	  limits	  the	  ECRB	  to	  advising	  the	  Commission	  on	  “problems	  relating	  to	  the	  
safety	  of	  fills	  and	  of	  structures	  on	  fill”	  and	  its	  purview	  is	  generally	  limited	  to	  fills	  in	  the	  
Bay.	  

2.	   Design	  Review	  Board.	  The	  Design	  Review	  Board	  (DRB)	  first	  reviewed	  the	  project	  on	  
November	  5,	  2012.	  At	  that	  meeting,	  the	  DRB	  recommended	  that	  the	  applicant	  remove	  
trees,	  suggested	  removing	  some	  private	  residential	  parking	  spaces	  that	  constrained	  
proposed	  public	  access	  areas,	  and	  encouraged	  the	  applicant	  to	  design	  a	  more	  clear	  and	  
direct	  shoreline	  trail	  that	  could	  better	  accommodate	  bicyclists.	  The	  DRB	  requested	  a	  
clearer	  definition	  between	  the	  public	  access	  areas	  and	  the	  residential	  areas,	  and	  
encouraged	  a	  revision	  of	  the	  landscaping	  plan	  to	  be	  more	  sympathetic	  with	  the	  
surrounding	  environment.	  The	  DRB	  praised	  the	  proposed	  diversity	  of	  uses	  along	  the	  
shoreline	  and	  the	  incorporation	  of	  a	  water	  trail	  site.	  The	  Board	  requested	  a	  simplifica-‐
tion	  of	  the	  circular	  seating	  areas	  and	  a	  simplification	  of	  the	  main	  entry	  to	  enhance	  
wayfinding.	  	  

The	  applicant	  revised	  the	  project	  to	  respond	  to	  the	  DRB’s	  comments	  and	  the	  DRB	  
reviewed	  the	  project	  for	  a	  second	  time	  on	  January	  7,	  2013.	  The	  DRB	  expressed	  support	  
for	  the	  proposed	  public	  access	  and	  stated	  that	  the	  applicant	  had	  responded	  to	  the	  
Board’s	  concerns.	  The	  Board	  praised	  the	  enhanced	  definition	  between	  the	  private	  resi-‐
dential	  spaces	  and	  the	  public	  access	  area.	  The	  Board	  encouraged	  the	  applicant	  to	  
diminish	  the	  dominance	  of	  automobiles	  at	  the	  site	  and	  continue	  to	  refine	  the	  plant	  
palette.	  

C.	   Environmental	  Review.	  On	  March	  25,	  2014,	  the	  City	  Council	  of	  the	  City	  of	  Redwood	  City	  
adopted	  an	  Environmental	  Impact	  Report	  and	  all	  addendums	  and	  gave	  final	  approval	  of	  the	  
project.	  	  	  
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D.	   Relevant	  Portions	  of	  the	  McAteer-‐Petris	  Act	  

1. Section	  66602	  
2. Section	  66605	  
3. Section	  66632	  

E.	   Relevant	  Portions	  of	  the	  San	  Francisco	  Bay	  Plan	  

1. San	  Francisco	  Bay	  Plan	  Policies	  on	  Public	  Access	  	  
2. San	  Francisco	  Bay	  Plan	  Policies	  on	  Appearance,	  Design	  and	  Scenic	  Views	  	  

Exhibits	  

A.	   Site	  Map	  
B.	   Proposed	  Public	  Access	  Area	  	  
C.	   Public	  Access	  and	  Open	  Space	  

D.	   Section	  and	  Enlargement	  

E.	  	   Enlargement	  

F.	   Sections	  

G.	   Section	  and	  Enlargement	  

H.	  	   Uccelli	  Boulevard	  Section	  

I.	   DSM	  Design	  Plan	  

J.	   Sea	  Level	  Rise	  Mid-‐Century	  

K.	   Sea	  Level	  Rise	  End	  of	  Century	  

	  


